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Executive Summary  
 

The new comprehensive plan provides the citizens of Van and the City with focused policies 

and a framework for resilient growth. These policies and framework (represented in Quality-

of-Life Character Areas) promote harnessed growth and investment decisions that will 

maintain Van as a community of neighborhoods with a downtown central to life and city 

commerce.  

The plan was developed by an active and engaged master plan committee of City Leadership.  

Gateway Planning Group and Leap Town Planning supported the committee.  Reflecting the 

ŎƻƳƳǳƴƛǘȅΩǎ ǾƛǎƛƻƴΣ ǘƘŜ ŎƻƳƳƛǘǘŜŜ ǎŜŎǳǊŜŘ ŀ Ǉƭŀƴ ǘƘŀǘ ŦƻŎǳǎŜǎ ƻƴ ŀ άǾƛƭƭŀƎŜέ ŀǇǇǊƻŀŎƘ ǘƻ ƎǊƻǿǘƘ 

that is accomplished through a variety of housing, walkable streets and connections to nature. 

The plan also provides the capacity to remain a village while being a regional economic center 

and a place of opportunity and diversity.  

The following principles guide the plan: 

¶ Nature and natural places respected and integrated into the built environment 

¶ Public spaces and places designed for people 

¶ Walkability integrated into every aspect of the City 

¶ Agriculture as a local food source and an export industry in the new economy 

¶ A culture that encourages self-improvement for all members of the community 

¢ƘŜ Ǉƭŀƴ ǇǊƻǾƛŘŜǎ ŦƻǊ ǊŜǎƛƭƛŜƴŎȅΦ  ¢ƘŜǊŜŦƻǊŜΣ ǘƘŜ Ǉƭŀƴ ǎǳƎƎŜǎǘǎ ǘƘŀǘ ±ŀƴΩǎ /ƛǘƛȊŜƴǎ ǘǊŀƴǎŦƻǊƳ 

themselves as the town transforms within the vision of the community.  This will aid in their 

ability to direct ±ŀƴΩǎ ŦǳǘǳǊŜ ǿƛǘƘ ǉǳŀƭƛǘȅ ƻŦ ƭƛŦŜ at the forefront of every policy decision.  

The history and context of the Van region is presented with the current population estimate to 

be 2,751 people.  Jobs in Van are diverse including education services, entertainment and food 

services, finance and real estate, manufacturing and construction. The average resident of Van 

commutes 27.5 minutes, which means that many in Van work outside of Van.  This plan is 

intended to concentrate job growth locally, maintaining talent within Van and attracting new 

talent to the City. 

History has shown that Van will continue to grow. The city can influence the nature of the growth 

by implementing this plan by updating its ordinances to include urban design and conservation 

practices in its subdivision, zoning and other regulations.  

¢ƘŜ Ǉƭŀƴ ŜǎǘŀōƭƛǎƘŜǎ ǎŜǾŜƴ vǳŀƭƛǘȅ ƻŦ [ƛŦŜ !ǊŜŀǎ ǿƛǘƘƛƴ ǘƘŜ ŎƛǘȅΩǎ ƧǳǊƛǎŘƛŎǘƛƻƴΦ Each area has a 

set of recommended guidelines that help establish the desired development activities that can 

preserve and enhance the character of the particular area. The areas are described below and 

shown in a composite plan below.  The separate area maps are included in the full plan. 
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¶ Nature Areas serve as greenways running through the city and become a network of trails 

and easy access to nature. 

¶ Major Corridors connect the city to the rest of Texas. 

¶ Connector Areas offer opportunities for transitions between neighborhoods and downtown. 

¶ Downtown is the heart of the city where people live, work, shop, and play. 

¶ Town Areas are where most people live in connected and diverse neighborhoods with a 

variety of housing choices. 

¶ Rural Areas are a band of countryside that surrounds the town distinguishing Van as a 

special place. Food products are grown here, in addition to smaller gardens in town. 

¶ The I-20 Corridor is the gateway to Van and provides regional opportunity. 

 

 

 

10 policy statements guide the vision of the plan and future ordinance updates, as well as land 

use decisions in zoning and related actions considered by the City Manager, Planning 

Commission and the Mayor and City Council:  

¶ The Nature Policy states that the city respects nature in land use decisions, public 

improvement projects, equipment and vehicle purchases, public and private utility 

construction projects, and land and building development regulations. 
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¶ The Urban Design Policy provides that changes in the built and natural environment will 

enhance the physical character of the city with street types, buildings and their placement, 

and pedestrian scaled infrastructure. As an extension of that, the Transportation Policy 

provides that pedestrian design is the foundational transportation planning scale to be 

utilized.  

¶ The Housing Policy provides that a variety of site built and select manufactured homes are 

encouraged and sited with a community design that fits the particular new Character Areas 

of the Plan. 

¶ The Economic Development Policy provides economic activities are welcome and 

ŜƴŎƻǳǊŀƎŜŘ ǘƘŀǘ ōǳƛƭŘ ƻƴ ±ŀƴΩǎ ōŜŀǳǘƛŦǳƭ ƴŀǘǳǊŀƭ ǎŜǘǘƛƴƎΣ ǘƘŜ ±ŀƴ L{5 /ŀƳǇǳǎŜǎΣ ŀƴ ŀǳǘƘŜƴǘƛŎ 

downtown, neighborhoods, and the I-20 interchanges. 

¶ The Infrastructure Policy states that the city will use its utility capabilities in ways that 

encourage adherence to the goals of this plan while minimizing a financial impact on existing 

residents and businesses.  

¶ The Public Services Policy expects citizens be engaged in board and commission advisory 

roles to help manage the services of the city. It also provides the city will monitor its provision 

of services and utilize best practices in their delivery. 

¶ The Education Policy provides that the city will work with Van ISD to develop a curriculum 

for kindergarten through 12th Grade students that addresses personal development, 

including passion identification and community development so students receive a well-

rounded understanding of how they can participate in their community over a lifetime.  

¶ The Health Care Policy provides that the city will engage the health care industry and develop 

a program to attract and retain more medical and health-related services. 

¶ The Human Development Policy provides that human development is vital for developing a 

sustainable, resilient, desirable, affordable, and environmentally conscious city. Van will 

encourage and support development of its employees, community organizations, the school 

district, and the general citizenry. 

The plan concludes with a set of strategic suggestions related to ETJ expansion, human 

development, housing, cultivation of relationships with land trusts, curriculum development, and 

community involvement by the citizenry.  
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We, the citizeƴǎ ƻŦ ±ŀƴ ŘŜǎƛǊŜ ǘƻ ǇǊŜǎŜǊǾŜ άǿƘŀǘ ƛǎ ƎƻƻŘέ; we want a high quality 

of life; we want to advance but not with a new look; we like the way things are, 

yet we are open to progress. 

 

We know we are going to grow, and so we want to ensure that growth does not 

destroy what we love about our town; we believe it is possible to enhance what is 

here by allowing growth to occur under a standard that matches the existing 

community fabric and community culture of a smaller town. We believe that this 

can be accomplished by focusing on preserving access to nature and agriculture 

within our town and also by enhancing neighborhoods through expanded 

recreational opportunities, a diversity of housing, and maintaining and 

expanding walkability within a natural context through trails and connected 

green spaces. We believe this focus will make it possible to maintain great 

schools and attract businesses and new citizens who want what Van has to offer.  

 

We want to be a regional economic center. We want to do so with a focus on Van 

continuing to grow as a village, a community of opportunity and diversity.  

 

Comprehensive Plans ς a Focused Approach for Van 
Texas law requires towns and cities to adopt a comprehensive plan and to update it periodically. 

The comprehensive plan guides zoning entitlements and urban design, infrastructure and utility 

capital budgets, environmental protection regulations, neighborhood integrity policies, 

economic development, general fund budgeting and other related policy and regulatory actions 

considered and taken by the municipality. This comprehensive plan update is intended to provide 

such guidance; yet, it does so in two ways somewhat unique to comprehensive planning in Texas.  

 

CƛǊǎǘΣ ǘƘŜ Ǉƭŀƴ ǳǇŘŀǘŜ ǿŀǎ ǳƴŘŜǊǘŀƪŜƴ ǿƛǘƘ ŀ άƘŀƴŘǎ-ƻƴέ ŀǇǇǊƻŀŎƘ ōȅ ǘƘŜ aŀȅƻǊ ŀƴŘ /ƛǘȅ /ƻǳƴŎƛƭ 

through a committee of diverse leaders, which includes the City Manager, Charles West, as a 

committee member. Second, it focuses on priorities that establish the character of Van through 

a strong physical planning focus that incorporates both nature and economic development as 

complementary drivers for a future that maintains Van as a Village; by harnessing growth rather 

than reacting to it. 

 

A Comprehensive Planτfocused on prioritized and complementary community goals with a long-

term perspectiveτcan harness and support positive market forces. Such a plan can grow a 

resilient tax base, encourage robust community engagement, reduce incompatible land uses and 

inequitable provision of infrastructure and services, and prevent citizen apathy. Importantly, 

when a comprehensive plan represents a realistic, focused, and bold vision, it will be utilized 

consistently by the City on behalf of its citizens.  
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Van developed a plan in 2007 that was never formally adopted. The last comprehensive plan was 

adopted in 1973. The need for a plan is past due. The City Manager needs a plan for charting a 

future for Van, let alone providing guidance for zoning, budgeting and other policy making. Scott 

Polikov of Gateway Planning was contacted to support creating a comprehensive plan the city 

leadership sought to provide guidance for an authentic, home-grown future. Scott Polikov 

brought in Scott Winton of Leap Town to partner in the consulting effort. Scott Winton, Scott 

tƻƭƛƪƻǾΩǎ former classmate and former mayor of Pflugerville, Texas, visited Van and the Master 

Plan Committee in the Fall of 2020. After a robust and engaging session, the City Council 

considered and approved a professional services agreement with Gateway Planning and Leap 

Town Planning ǘƻ ǎǳǇǇƻǊǘ ǘƘŜ /ƻƳƳƛǘǘŜŜΩǎ ŜŦŦƻǊǘǎ ǘƻ ǎŜŎǳǊŜ ŀ ǳǎŜŦǳƭ ŀƴŘ ƳŜŀƴƛƴƎŦǳƭ 

comprehensive plan. 

Unlike most comprehensive plans principally written with generalities and planning jargon, this 

plan update utilizes a systems approach calibrated to the vision of the leadership for what Van 

wants to be by building on its authentic strengths and town culture; melding agriculture and 

nature within the fabric of the town itself. It focuses on the enduring human concept of the village 

and the quality of life that the village represents. Humans, as social beings, evolved social norms 

while learning how to build an authentic environment to live in; as well as facilitating a local 

economy that reinforces the quality of life desired by the community.  

 

The bringing together of (i) an engaged citizenry focused on social health, (ii) a locally-directed 

economy and (iii) environmental sustainability serves as the basis for this plan update.  

 

The merging of those three pillars of the plan updateτand maintaining their cohesionτ

necessitates a continuous effort of collaboration within the community and its leadership. The 

following principles will guide this collaborative approach to community governance in regards 

to the role of the City of Van as is reflected in the vision of this comprehensive plan update: 

 

¶ Nature and natural places respected and integrated into the built environment 

¶ Public spaces and places designed for people 

¶ Walkability integrated into every aspect of the City 

¶ Agriculture as a local food source and an export industry in the new economy 

¶ A culture that encourages self-improvement for all members of the community 

 

Rural communities facing growth tend to adopt a suburban approach, like bigger cities, to deal 

with growth. This often is not intended; rather, it manifests as a fallback reaction with no other 

strategy readily established. This typically results in a loss of what made the town special. 
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The leadership of Van has said they want Van to be like a village. They want to enhance what is 

here and preserve the feel of the place. The work of the Committee for the plan update has 

embodied the spirit of this plan by removing filters of perception of present-day practices 

prevalent in the growing suburbs of DFW and Houston. The Committee has explored the forms 

of development in those places, much of which is unsustainable.  

 

The City of Van is creating a city of the future with the adoption of this plan. The City is also 

creating an outline that other communities may follow to plan their future under a new 

paradigm. The ideas of sustainability fully entered town and community planning a generation 

ago. The new focus is on resiliency.  

 

Resiliency is different from sustainability in that resiliency involves designing places and systems 

to provide the ability of a community to withstand and bounce back from social, economic and 

natural forces that impact the community. Whereas, sustainability deals with the impact we have 

on the environment and the quality of life of communities. Resiliency and sustainability are 

overlapping concepts, each providing a different focus. 

 

Resiliency is provided for in this plan update through the systemic approaches as follows: 

 

¶ A focus on growing food locally reduces dependence on a vulnerable national distribution 

and supply chain. Concern over food quality is growing the market for high quality food. 

Food production can be the basis for other industries, including greenhouse to table 

restaurants and other food processing and packaging activities.  

 

¶ Integration of a community development component in the school curriculum produces 

students with an understanding of how a community operates; physically, socially, 

culturally, and economically, thereby increasing the chances they will choose to reside 

and work here in adulthood. When coupled with helping them identify their passions and 

ways to make a livelihood doing what they love, new businesses and industries will be 

created.  

 

¶ Utilizing urban design principals of walkability and place-making creates a city where one 

can be independent of automobile reliance. This freedom can increase disposable 

income for households, can increase the quality of life of those who cannot drive, and 

makes a more livable city.  

 

In addition to a focus on resiliency, an aspect of advanced planning practices also now includes 

transformative planning. Transformative planning is exactly what the Committee and the 

Community have engaged in to develop this update. The citizens represented by the Committee, 

City Staff as a stakeholder, the elected officials as full participants, and the consultants are 
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ŜƴƎŀƎŜŘ ƛƴ άǘǊŀƴǎŦƻǊƳƛƴƎέ not only a vision-driven future but also themselves personallyτ

individually and collectivelyτas a real and authentic representation of the thinking and 

philosophy necessary to realize the vision-driven future represented in this plan update. This plan 

update represents a start, an aspiration. Accordingly, ongoing efforts with a focus on human 

development and encouragement of a community environment and attitude of self-

improvement are vital. This represents an opportunity, guided by this plan update, to transform 

how each citizen sees Van. That may be different for different people, especially those for 

example where Spanish or another language is his or her first language; how one sees his or her 

participation in the planning process going forwardτa process that is continuous if it is to engage 

an ever-increasing level of citizen participation. How one may see the world today, and the future 

world he or she may want that world embodied back home in Van is impacted by participation.  

 

This plan update is intended to guide a set of parallel activities, some undertaken by the City such 

as implementing ordinances as well as new approaches by business and non-profit organizations 

that will make the difference in realizing the vision represented in this plan update. Some key 

activities should include investments in human development; integrating this plan update into 

the curriculum or extra-curricular activities of the schools at all levels so that the young citizens 

ƻŦ ±ŀƴ ƘŀǾŜ ƻǿƴŜǊǎƘƛǇ ƻŦ ±ŀƴΩǎ ŦǳǘǳǊŜΤ ŀƴŘ ǇǊƻƳƻǘƛƴƎ ǘƘŜ /ƛǘȅΩǎ ǊƻƭŜ ƛƴ ŀ Ǿƛǎƛƻƴ-driven future to 

both local businesses and residents as well as investors or others who Van would want to come 

join its bright, authentic, and self-directed future.  
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History and Context 
Van is located approximately 90 miles east of Dallas along Interstate 20 in Van Zandt County, 

Texas. Settlers arrived in the area in the 1860s and by 1874 the settlement was known as Ratty 

Towns, named after a local settler, and later changed to Swindall, for George Swindall, who had 

donated a school site. In 1894 a post office was established and the town was renamed Van, for 

Henry Vance, a local school teacher who established the post office, and Vannie Tunnell, a town 

resident. Oil was discovered in the area in 1929. By 1950, the city had a Humble Oil refinery.  

According to the US Census, Van has experienced the following population changes: 

Census  Population % Change 
1950  610 
1960  1,103  89.8% 
1970  1,593  44.4% 
1980  1,881  18.1% 
1990  1,854  -1.4% 
2000  2,362  27.4% 
2010  2,632  11.4% 
2019 (est.) 2,741  4.1% 
 

According to the 2019 American Community Survey of the US Census, the ethnic composition 
of Van is: 

¶ White or Anglo: 80.40% 
¶ Black or African American: 3.60% 
¶ Two or more races: 2.30% 
¶ Hispanic or Latino of any Race: 13.80% 

These ethnic groups identified as communities other than White are oftentimes isolated and are 

not actively encouraged to be active in the community. This plan assumes that outreach to those 

groups will be undertaken on an ongoing basis to ensure the strongest, most diverse community 

possible. 

In 2015 a tornado left a path of destruction through the heart of the city. Two people were killed 

and 47 injured. ±ŀƴ ǊŜŎƻǾŜǊŜŘΣ ŀƴŘ ǘƻŘŀȅ ±ŀƴΩǎ ŜŎƻƴƻƳȅ ƛǎ ǎǘŀōƭŜ ŀƴŘ growing.   

According to the 2019 American Community Survey of the US Census, 1,180 people greater than 

16 years of age are employed. That employment as a percentage of total employed is shown on 

the chart below for the regional industries. The average commute to work time is 27.5 minutes. 
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    Civilian employed population 16 years and over:  1,180 
 
Industry   

        Agriculture, forestry, fishing and hunting, and mining 1.4% 

        Construction 5.8% 

        Manufacturing 6.8% 

        Wholesale trade 2.4% 

        Retail trade 12% 

        Transportation and warehousing, and utilities 1.5% 

        Information 1.7% 

        Finance and insurance, and real estate and rental and leasing 6.5% 
        Professional, scientific, and management, and administrative and waste 
management services 8.4% 

        Educational services, and health care and social assistance 32.8% 

        Arts, entertainment, and recreation, and accommodation and food services 8.1% 

        Other services, except public administration 10.3% 

        Public administration 2.4% 
 

 
The development of Van and its associated oil and gas industry has left the town with a few producing 

and many non-producing wells. The wells also resulted in many pipelines traversing through the city. 

These wells and pipelines, the schools and the various elements provided by nature in the form of 

drainage ways and vegetation are environmental constraints, and in some instances assets of the 

community.  

The following map shows the distribution of the wells and pipelines and other environmental features to 

be taken into consideration.  

The school facilities serve as destination points, generating trips from within Van, as well as brining trips 

from outside the city. These trips can serve as the basis of Van being a regional provider of services and 

products.  

The wells and pipelines offer an opportunity for places for establishing greenhouses for the production 

of high-quality produce as an export product of the community. This production helps the food 

resiliency of Van, and provides opportunities to establish food processing, packaging, and distribution as 

additional industries for the community. 
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Van Independent School District 

The community of Van is served by the Van Independent School District (Van ISD). This is a large district 

spanning three counties and nine zip codes. The district has 5 campuses that serve approximately 2,400 

PK-12 students. All campuses are within the city of Van, even though enrollment comes from three 

population centers, Van, Edom, and Ben Wheeler.  

Van benefits from this concentration of facilities and the associated school activities. The schools bring 

prospective business customers to town and serve as a source of housing demand for teachers. The 

quality of schools can also drive residential growth; particularly when a superiorly performing school 

district is located in a growth area where many districts are an option. According to a school district 

representative, this is likely to continue as Van is centrally located within the district; and the identity of 

the district is tied to the City of Van.  

The city should work with the district regarding future facility planning. Schools can be where traffic and 

congestion are concentrated. Schools can also be magnets for commercial activities. It is important that 

where these interface, special attention be given to maintaining the desire of a village environment. 



 

City of Van Comprehensive Plan - Page 14 

aǳŎƘ ƻŦ ǘƘŜ ǇƻǘŜƴǘƛŀƭ ŎƻƴŦƭƛŎǘ ōŜǘǿŜŜƴ ŀ άǾƛƭƭŀƎŜέ ŀƴŘ ŎƻƴƎŜǎǘƛƻƴ Ŏŀƴ ōŜ ǊŜǎƻƭǾŜŘ ǘƘǊƻǳƎƘ ŜŦŦŜŎǘƛǾŜƭȅ 

implementing pedestrian-oriented design in the school district facility planning decisions.  

The city should also be aware of the possibility that residents in other parts of the district may want 

their own campuses one day. The Ben Wheeler area of the district produces as many students as the city 

of Van.  

The following map and chart show historical enrollment by zip code. The enrollment has been relatively 

flat for the last 10 years. 

 

 

 

 

 

 

 

 

 

 

 

 

  

Van ISD Enrollment by Zip Code 

Van ISD Enrollment by Zip Code 
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Plan Overview 
The plan presented is a series of policy statements and Quality of Life Maps. 

The policy statements shall guide the City in the development and implementation of ordinances, 

budgets and other activities to promote an environment focused on, city design, neighborhood 

vitality, economic and social capacity required for the vision of Van as a place that has much to 

offer its citizens and those visiting Van for business or fun. These policies are also guides for 

investments in infrastructure and programs that help achieve the physical environment sought 

for Van, but also the cultural environment. Until a policy has been enacted into an ordinance or 

investment of public monies under duly prescribed processes, these are policies.  

Yet as policies, they provide guidance for decisions and actions of elected leadership, city 

management and appointed boards and commissions. Developed by the Committee with 

support of the consultant team, they provide a thoughtful path of actions the City can take to 

advance itself to the future it envisions.  

These policies can create an expectation for the citizenry as well, and give them a guide as they 

make investment decisions on their property and businesses. With this plan, the citizens can 

understand that the City does have a focused and substantive vision; that the plan was duly 

adopted; and that as citizens, they are encouraged to embrace the spirit of the plan and work 

towards is achievement through their civic endeavors and private actions.  

These policies also represent to others seeking to engage in business or as a mover to Van a 

realistic and truly focused vision Van has of itself. That vision is a desirable environment for many, 

and this document can be used to attract diverse quality investments, businesses, and new 

citizens in furthering the vision of the City. 

The Quality-of-Life Maps are also a guide. They establish designated and defined areas that have 

an identifiable character or characteristics to be preserved, enhanced or improved.  

Collectively, the policies and maps are the comprehensive plan for the City of Van.  
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Anticipated Use of the Plan 
Cities are primarily built by the development industry in response to market forces. The industry 

is collectively made up of specialists who focus on specific land use types, such as retail, industrial, 

office, multi-family, or single family. Cities regulate the activities of that industry through zoning 

ordinances, technical manuals and other regulatory methods. Comprehensive plans are 

implemented as private development decisions are initiated in the context of public 

improvement decisions and investments; such as ±ŀƴΩǎ new universally accessible city park under 

construction at the time of adoption of this plan. Achievement of the planΩǎ ǇƻƭƛŎȅ ŀƴŘ Ǿƛǎƛƻƴ is 

accomplished with effective ordinances and budgeting that reflect the intent of the plan. 

Accordingly, the City as the next step after adopting this plan will identify and modify select 

ordinances to ensure successful implementation of the plan.  

The city will grow into the plan as private and public investments occur. The distinct policy-based 

areas delineated in the maps will be connected through the subdivision and zoning processes as 

the parcels containing them develop. As well, non-city-initiated actions will be critical. For 

example, some nature areas can be protected through voluntary conservation easements. Over 

time, as development occurs, the various areas will be stitched together. Therefore, the area 

maps are characterized as Quality-of-Life Maps. 

The challenge is harnessing the growth that will occur so that the vision within the plan can be 

achieved. In this regard, the chart below and the associated map are based upon county tax 

records, which show 877 vacant parcels ƛƴ ±ŀƴΩǎ ƧǳǊƛǎŘƛŎǘƛƻƴ ǿƛǘƘ ƴƻ ǘŀȄŀōƭŜ ƛƳǇǊƻǾŜƳŜƴǘǎΦ CƛǾŜ-

hundred and three are less than ½ acre in size. There are an additional 71 vacant parcels between 

½ acre and 1 acre in size and another 140 vacant parcels that are between 1 acre and 5 acres in 

size. These vacant parcels represent the places new residential construction could and should 

occur, possibly creating at least 714 new homes and an increased population of 1,700 people.  

There are also 163 parcels greater than 5 acres or more comprising over 4,800 acres that are 

considered vacant. This represents a challenge for the city to ensure future development is 

compatible with the elements of this plan. These conditions should create a sense of urgency for 

the city to adapt their land use regulations to be in conformance with the plan.  

This also represents an opportunity to promote this plan and its sensitivities to those parcel 

owners so they are aware of and can share the expectations for their property, a true win-win. 

Collectively, implementation of the plan benefits all property owners by creating a place that will 

result in increasing values and tax base to provide for successful investment and sufficient 

revenue for expected city services.  

Vacant Parcels Total 
< 1/2 
Acre 

1/2 - 1 
Acre 

1-5 
Acres 

5-20 
Acres 

20-100 
Acres 

100 
Acres <  

Parcels 877 503 71 140 82 76 5 

Total Area  5305 75.4 50.8 337 887 3346 609 
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±ŀƴΩǎ Ǿƛǎƛƻƴ ŜƳōǊŀŎŜs quality growth. Thus, possible population scenarios are shown in the 

following chart. Three population forecasts are provided using assumptions of various dwelling 

units per acre in the identified areas. The potential build-out population of Van could be 






































































